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SYLLABUS 

 
 
This document presents the results of the plan formulation process leading to the identification of 

a recommended plan for local flood damage reduction in Brownwood, Texas.  The investigation into water 
resource problems and opportunities within the Pecan Bayou watershed, including the city of Brownwood, 
began with the Pecan Bayou Lake, Colorado River Basin, Texas, Reconnaissance Report, completed in 
March 1994.  The report concluded that Pecan Bayou Lake, an authorized Federal project, was no longer 
economically feasibility, but there was a Federal interest in conducting additional detailed studies for flood 
damage reduction along Pecan Bayou and Willis Creek in Brownwood.  With the support of the city, a 
cost-shared feasibility study was initiated in January 1995. 

   
Various alternatives, both structural and non-structural, were investigated to reduce flood 

damages along Pecan Bayou and Willis Creek.  The initial conclusion of these investigations indicated 
that channel improvements provided the most cost-effective means for reducing flood damages.  Non-
structural alternatives were investigated but have offered a minimal positive benefit-to-cost ratio (BCR) 
and/or had extremely minimal net benefits to economically justify through the 1 percent (100-year) flood 
event.  Therefore, non-structural alternatives were eliminated from further study.     

 
The analysis of a grass lined channel and swale configurations on Pecan Bayou with 10-, 50-, 

and 100-foot bottom widths all revealed negative net benefits and benefit-to-cost ratios of 0.36, 0.24, and 
0.19 respectively.  Therefore, an economically feasible alternative could not be identified along Pecan 
Bayou and no further detailed investigations were conducted.  Channel modification investigations on 
Willis Creek with 10-, 25-, 45-, and 60-foot bottom widths, however, offered significantly higher net benefit 
results and positive benefit-to-cost ratios with the 45-foot bottom width being the optimum channel 
modification alternative.  Further refinement of this alternative, to include a diversion channel, optimized 
the 45-foot bottom width with a diversion channel as the Recommended Plan, as well as the National 
Economic Development (NED) Plan, with expected net benefits of $313,600 with a positive BCR of 1.55 
to 1.0.   

 
The National Economic Development (NED) Plan identified in this investigation would consist of 

15,680 feet of channelization of Willis Creek within the city of Brownwood.  The improvement would consist 
of modifying the existing channel into a grass-lined trapezoidal channel with side slopes of 1 vertical to 3.5 
horizontal with a bottom width of 40 feet with pilot channel.  The channel depth would vary between 4 and 
11 feet deep with the top varying between 40 to 135 feet wide.  A diversion channel will be constructed 
approximately 1200 feet downstream of 14th Street Bridge to the 4th Street Bridge.  The improvement would 
also require box culvert modifications to the 14th Street Bridge and 4th Street Bridge, side slope modifications 
at Austin Avenue Bridge, and some storm drain and utility relocations.  Riprap will be placed at the bridge 
approaches for erosion protection.  Environmental mitigation measures in the form of avoidance would 
consist of bypassing several oxbows and allowing them to continue to serve as wildlife habitat and wetlands.  
Additionally, approximately 102.1 acres of reforestation would be undertaken to replace the habitat removed 
by the channel excavation. 
 

The overall flood damage reduction plan would have estimated first costs of $8,270,190 and annual 
project costs of $574,000.  The resultant BCR is 1.55 to 1.0 with net benefits estimated at $313,600.   This 
plan would reduce expected annual damages by 92 percent; eliminate all damages caused by the 10 
percent ACE event and would reduce nearly 90 percent of the damages caused by the 1-percent event. 

 
The final array of alternatives formulated by the Fort Worth District has been evaluated in accordance 
with required Federal evaluation procedures.  These include procedures from the “Principles and 
Guidelines”, the National Environmental Policy Act (NEPA), and other Federal environmental review and 
consultation requirements.  Consideration has been given to all significant aspects in the overall public 
interest including engineering feasibility and economics, social, and environmental effects to provide the 
best solution for meeting the objectives of the Pecan Bayou watershed area and supported by the city of 
Brownwood. 
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IDENTIFICATION OF THE NATIONAL ECONOMIC DEVELOPMENT (NED) PLAN 
 

Knowing that a structural measure would address the stated planning objectives and constraints, 
the initial channel configuration was refined to identify one configuration that would maximize the net 
benefits to be determined as the NED plan.  The identification of the NED plan will be accomplished by 
varying bottom widths and altering the alignment to avoid known or potential ecological and cultural 
resources as well as other physical constraints such as contaminated material, bedrock, etc.  As depicted 
in Table 9, a planning level economic analysis was performed on the four bottom widths of 10-, 25-, 45- 
and 60-feet to determine the greatest net benefits. 
 

Table 9 

Economic Analysis of Structural Plans For Willis Creek 
($1000’s, May 2000 planning prices and levels of development) 

 10-foot 25-foot 45-foot 60-foot  
Estimated First Cost  $3,765,600 $4,321,300 $5,978,700 $6,735,300 
Construction Period (Months) 12 15 18 21 
Investment Cost  $3,888,997 $4,499,271 $6,275,785 $7,127,892 
Operation/Maintenance ($/Year) $10,000 $12,500 $15,000 $17,500 
Total Annual Charges $278,510 $323,146 $448,303 $509,635 
Total Annual Benefits $452,954 $716,276 $879,854 $931,200 
Net Benefits $174,444 $393,130 $431,551 $421,565 
Benefit-to-Cost Ratio 1.6 2.2 2.0 1.8 
 

The 45-bottom width channel produces the greatest net benefits of $431,551 with total and 
annual projects costs of $5.9 million and $448,300, respectively.  The plan would reduce expected annual 
damages by 92 percent; eliminate all the damages in the 11 percent ACE event and 90 percent of the 
damages caused by the 1-percent flood event.  The resultant plan has a benefit-cost ratio of 2.0 to 1.0 
and net benefits (annual benefits in excess of annual costs) of about $431,600.  The optimization curve 
presented in Table 10 depicts the net benefits associated with the channel and confirms the 45-foot 
channel as the selected alternative.  Table 11 shows the number of structures in each flood zone 
following plan implementation and the number of structures saved in each flood zone following project 
implementation. 

Table 10
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Hazardous, Toxic, and Radioactive Wastes 
 
The initial site assessment, including reviews of the regulatory records and databases, aerial 

photographs, and interviews indicate the lack of a presence of apparent HTRW releases or CERCLIS sites 
in or near the study area.  The one area of concern is located south of the creek, and west of 14thStreet.  
This site is a Formerly Used Defense Site (Camp Bowie), and was used as a potential uncontrolled dumping 
site.  An investigation of the site concluded that the area contained solid municipal waste.   The investigation 
did not identify any hazardous material.  While the initial indication is that the channel improvement 
alternative is not likely to disturb or impact the buried municipal waste, additional investigations may be 
required to determine the exact location (boundary) of the known waste. However, since this was a Federal 
facility, if any hazardous or contaminated materials are found, the responsibility for cleanup will fall to the 
Federal Government. 
 
NATIONAL ECONOMIC DEVELOPMENT PLAN 
 

The National Economic Development (NED) plan is that alternative which addresses the planning 
objectives and constraints, and has the greatest amount of net benefits, consistent with protecting the 
Nation’s environment.  As described n page 40, the NED plan was initially identified as the alternative with a 
45-foot bottom width with the diversion. 
 
SELECTION OF THE RECOMMENDED PLAN 
 

The recommended plan is supported by the local sponsor, and is identified as the recommended 
plan.   
 

As part of the detailed engineering and design on the initially identified NED plan, the city of 
Brownwood requested a variation of the bank slopes from 1 vertical to 3.0 horizontal to 1 vertical to 3.5 
horizontal for ease of maintenance.  Review of this request revealed that this could easily be accomplished 
without having any impacts to the cost and output of the NED plan by narrowing the bottom width from 45 
feet to 40 feet.  A review of the costs, hydraulic capacity, real estate requirements, project benefits and net 
benefits determined that the differences would be negligible.   
 

This section provides further details on the Recommended (NED) Plan, as determined in the 
preceding chapters of this report.  Detailed cost estimates were developed with May 2001 price levels and is 
presented as categorized in the various MCACES accounts.  Federal and non-Federal cost apportionment 
responsibilities are also presented. 

 
DESCRIPTION  
 

As described above, the Recommended (NED) Plan is a flood damage reduction project consisting 
of 15,680 feet of hydraulic channel improvement on Willis Creek within the city of Brownwood.  The 
improvement consists of a grass-lined trapezoidal channel with side slopes of 1 vertical to 3.5 horizontal and 
a bottom width of 40 feet with pilot channel.  The channel depth will vary between 4 and 11-feet with the top 
width varying between 40 to 135 feet.  Alternating bank sloping will be utilized to minimize costs and 
environmental impacts while achieving the design slope angles.   The upper segment of the improvement 
begins near Asbury Street, and extends approximately 6,400 feet downstream (about 1,200 feet 
downstream of 14th Street.)  At this point, a diversion channel will be excavated across an open field, 
reconnecting to Willis Creek about 2,000 feet downstream (approximately 500 feet upstream of 4th Street).  
The improved channel continues downstream, approximately 7,880 ft to the terminus of the plan 
approximately 1600 feet east of Quail Creek Court.  The proposed improvement will primarily follow the 
existing creek alignment with the exception of several creek bends that will be bypassed and the 2000-foot 
diversion channel between 14th Street Bridge and 4th Street Bridge.  The bypassed creek bends will be 
preserved within the channel with base flows to provide for deeper pools and ripples to act as wetlands and 
provide wildlife habitat.  Approximately 96 acres of reforestation will be undertaken to mitigate habitat 
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Permanent Measures to Minimize Long-term Adverse Impacts to Water Quality 
 
Permanent site stabilization would occur at the Willis Creek project site when construction 
activities permanently cease. Several of the measures previously described for temporary 
stabilization would applicable for permanent stabilization.  Of the methods previously described 
for temporary stabilization, those measures that utilize natural materials such as the log and rock 
check dams would remain in place permanently.  The log and rock check dams would provide 
permanent stabilization in areas where there is high erosion potential.  The stabilization and 
reduction of soil erosion that would occur in the bank areas where these measures have been 
installed would eventually allow riparian vegetation to become established, create additional 
wildlife habitat and provide water quality benefits by fi ltering runoff water that flows into Willis 
Creek during storm events. In addition to the permanent stabilization measures previously 
identified, turfing work would be done from 1 April to 1 June.  Live sod would be placed on all 
disturbed and unpaved areas.  If available living sod containing native vegetation would be used.  
The areas to be sodded would be excavated to a sufficient depth so that the top of the sod when 
set in place would be about ½ inch below the surrounding soil at the outer edges of the solid 
sodded area.  Sod would be immediately pressed firmly into contact with the sod bed by hand 
tamping.  Screened soil of good quality would be used to fill all cracks.  Sod would be watered 
and fertilized at an approved rate and for a duration necessary to ensure permanent survival.   
The native sod would serve habitat for the native wildlife species by providing food, cover, and 
nesting material.  The sod would act as a filter to improve the water quality of Willis Creek and 
runoff water during storm events.     
 
Also a non-maintenance herbaceous riparian corridor would be maintained a minimum of 5 ft 
from the edge of the base flow channel.  Non-woody native vegetation, such as sedges, grasses, 
and rushes, would be allowed to establish in the zone next to the base flow channel.  In addition, 
a forested riparian corridor containing native species, planted according to the recommendations 
listed in the Fish and Wildlife Coordination Act Report (Appendix F) would be established along 
the top of bank where it has been adversely impacted by the one-sided excavation.  The forested 
riparian area would provide positive aesthetic benefits, sediment stabilization capability, and 
shading to cool the water in Willis Creek.  

 
AQUATIC RESOURCES 

 
Construction of a recommended plan would adversely impact approximately 13,336 

linear feet of non-wetland jurisdictional waters of the United States.  Adverse impacts to the 
aquatic resources of Willis Creek would occur through generation of poor water quality, removal 
of aquatic habitat, and direct mortality.  Implementation of this alternative would create water 
quality and habitat conditions that would be incapable of supporting many sensitive aquatic 
plants, invertebrates and vertebrates.  Eventually, the aquatic species architecture in Willis Creek 
would resemble that of a disturbed environment.  A main characteristic of a disturbed 
environment is low species diversity and little aquatic habitat.  Aquatic species capable of 
surviving in a disturbed environment would eventually dominate the Willis Creek system.  The 
adverse impacts of implementing this alternative would be moderated through avoiding areas of 
the creek in the bends and maintaining base water flow through the preserved areas during 
normal flow periods. Of the alternatives evaluated for the Willis Creek project, this alternative 
avoided the greatest abundance of aquatic habitat consistent with providing the necessary level 
of flood protection.  The avoidance action would help to maintain the overall aquatic species 
diversity by providing refugia with environmental conditions capable of supporting sensitive 
aquatic species.  Of the alternatives evaluated for the Willis Creek project, this alternative avoided 
the greatest abundance of aquatic habitat consistent with providing the necessary level of flood 
protection. 
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Willis Creek in an area of Brownwood known as Festival Park.  The aquatic mitigation site is located 
approximately one mile south of the project area and is a stream that had been previously channelized.  The 
stream averages approximately 2 feet wide, and about 0.5 feet deep, has two small low water dams that 
create some pool habitat and has no meander character, or riffle and run habitat.  The banks of South Willis 
Creek in this area contain sparse riparian vegetation that is limited to one side and the stream is littered with 
concrete rubble and domestic trash.  Overall the aquatic habitat of the stream is very low.  Restoration of 
South Willis Creek in Festival Park would consist of the following activities: construct a base flow channel 
(4 feet wide and 1 foot deep) in the system that would have a meandering pattern repeating at least four 
times throughout the 1,800 foot stretch; establish 5 boulder clusters (same as described for those placed in 
Willis Creek) throughout the reach to create small pools, riffle and runs; remove all debris from the system; 
and reestablish a vegetated riparian and no-mow zone 25 foot wide on both sides of the stream using the 
same criteria for planting diversity and success (80% survival of plants after 4 years) as indicated above for 
Willis Creek and the Fish and Wildlife Service Coordination Act requirements.  This plan would require 
2.5 acres.  If in the event that at a later date the South Willis Creek area is unavailable for mitigation 
activities, another site indicated previously for terrestrial mitigation known as the “Bartholomew Place” 
would be a suitable area to do this work. 

 
TERRESTRIAL RESOURCES 

 
Construction of a recommended plan would adversely impact plant and animal terrestrial 

resources inhabiting the approximately 15.9 acres of old field habitat and 31.7 acres of forested 
riparian habitat along Willis Creek.  Adverse impacts to terrestrial resources would occur through 
the removal of critical habitat essential to complete life cycle requirements and by direct mortality.  
The abundance and diversity of wildlife found in an area is the result of the habitat available for 
nesting, foraging, shelter, reproduction and rearing of young.  Removal of the old field and 
riparian habitat would result in a reduction in the number and diversity of terrestrial wildlife 
species present.  The reduction in the abundance and diversity of habitat resulting from 
implementation of this alternative would generate conditions unable to support some plant and 
wildlife species.  With the removal of habitat, the terrestrial plant species composition along Willis 
Creek would change to one more characteristic of a disturbed environment, dominated by a few 
species that could tolerate the new environmental conditions.  Of the alternatives evaluated for 
the Willis Creek project, this alternative avoided the greatest abundance of terrestrial habitat 
consistent with providing the necessary level of flood protection.  Avoidance of some of the 
riparian habitat in the creek bends would help to preserve some wildlife species; however, 
isolated pockets of wildlife habitat are less effective in maintaining wildlife diversity than an intact 
riparian corridor. 

 
Mitigation for Impacts to Terrestrial Resources 

 
Development of suitable mitigation for adverse impacts to the terrestrial resources that would result from 
the implementation of the Willis Creek flood control project was developed in cooperation with the U.S. 
Fish and Wildlife Service.  It was estimated by both agencies that approximately 96 acres of reforestation 
(80 acres) and prairie restoration (16 acres) would be required to adequately mitigate for adverse impacts to 
the natural resources on Willis Creek.  The areas that appeared to be suitable to support mitigation activities 
were located on grounds around the Brownwood Municipal Airport along Pecan Bayou and a 500-acre tract 
locally known as the Bartholomew Place located along upper South Willis Creek south of FM45.  Details 
of mitigation for terrestrial impacts are located in the U.S. Fish and Wildlife Coordination Act Report 
located in Appendix F of this document.  Briefly, the terrestrial mitigation plan involves reforestation of 80 
acres of grassland/oldfield habitat by planting a large quantity of hardwood trees and shrubs.  A minimum 
of 100 hardwood trees and 50 shrubs per acre would be planted.  The preferred tree species would include 
escarpment live oak, red oak, shin oak, post oak, Texas oak, pecan, netleaf hackberry, Texas mulberry, gum 
bumelia, cedar elm, and American elm.  The recommended shrubs include species such as Texas 
persimmon, green hawthorn, down hawthorn, Reverchon hawthorn, Texas redbud, Carolina Buckthorn, 
rough-leaf dogwood, western soapberry, and prairie flameleaf sumac.  All trees and shrubs would be 
adequately maintained and have a survival rate of at 80% after four growing seasons.  Restoration of 16 
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EXECUTIVE ORDER 11990 – PROTECTION OF WETLANDS 
 

Executive Order 11990, Protection of Wetlands, was considered during planning of the 
proposed project.  The recommended plan would not adversely impact or result in the loss of any 
wetland areas.  The recommended plan would be in compliance with Executive Order 11990. 
   

EXECUTIVE ORDER 12898 – ENVIRONMENTAL JUSTICE 
 

 Executive Order 12898 provides that each Federal agency identify and address, as 
appropriate, disproportionately high and adverse human health or environmental effects of its 
programs, policies, and activities on minority populations and low-income populations in the 
United States.  Adverse impacts associated with implementation of the recommended plan would 
not have disproportionate impacts on minority or low-income populations. 
  

FEDERAL THREATENED AND ENDANGERED SPECIES 
 

The recommended plan has been review by the U.S. Fish and Wildlife Service (See 
Appendix F).  As proposed, the recommended plan would not adversely impact and species 
Federally listed as threatened or endangered.  
   
 ENVIRONMENTAL MITIGATION AND INCREMENTAL ANALYSIS 
 
 Every effort was made during the planning stages of this project to avoid or minimize 
adverse impacts to terrestrial and aquatic natural resources.  Unavoidable adverse impacts of this 
project would be mitigated by replacement of lost natural resources with habitat of the same or 
greater functional capacity and quality.  In mid-September 2000, with the cooperation of the U. S. 
Fish and Wildlife Service, several sites were identified as potential areas for mitigation in and 
around the City Brownwood.  A mitigation plan for adverse impacts to natural resources is jointly 
being developed between the Corps and the U.S. Fish and Wildlife Service.  
 

The proposed mitigation for impacted aquatic habitat would be to construct an earthen 
base flow channel in disturbed areas of Willis Creek.  The base flow channel would be 
approximately 5 feet wide x 2.5 feet deep and mimic the streams’ original sinuosity.  Ten low-
water retention structures would be placed at base grade along the stream to create pool habitat .  
Aquatic habitat in creek bends where a diversion channel is planned would be avoided.  Base 
water flow would be maintained in these bend areas by constructing small dikes of low elevation 
across the inlets and outlets of the diversion channels.  Further definition of the mitigation plan for 
aquatic habitat would occur during the development of project Plans and Specifications. 
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APPENDIX C 
 

REAL ESTATE PLAN 
 
 
PURPOSE 
 

 This Real Estate Plan (REP) describes the lands, easements, rights of way, relocations, 
and disposal areas (LERRD) to be acquired for the Willis Creek Channel Improvement and is 
submitted under the authority of a Pecan Bayou watershed plan authorized by the Continuing 
Authorities Program Section 205, previously authorized under Flood Control Act of 1968 (Public 
Law 90-483) approved 13 August 1968. Citing the above authority, a reconnaissance study was 
completed in March 1994.  Based on the problems and opportunities identified in the March 1994 
Reconnaissance Report, flooding is a concern within the Pecan Bayou watershed, particularly along 
Pecan Bayou and Willis Creek in the city of Brownwood, Texas. The Reconnaissance Report 
determined that a grass-lined trapezoidal channel of approximately 15,700 feet, with a bottom 
width of 40 feet, was economically and technically feasible.  Subsequently, a cost-shared 
feasibility study (shared equally between the Government and the city of Brownwood) was 
initiated in January 1995.   
 

          
LANDS, EASEMENTS AND RIGHTS-OF-WAY FOR THE RECOMMENDED PLAN 
 
  Neighborhood 
 
 The project area is located within the limits of the city of Brownwood, Brown County, 
Texas.  The specific project involves improvements to a section of Willis Creek that extends 
roughly 2.5 miles through southern Brownwood, from Highway 377 South eastwardly to just past 
Austin Avenue.  It traverses several residential subdivisions as well as industrial and commercial 
areas.  The majority of impacted development is residential. 
 

Project Lands 
 
  The Willis Creek Channel Improvement Project requires 170.60 acres of LERRD to be 
obtained. The gross appraisal identified 59 separate tracts existing within the project acreage.    
Hydraulic enhancements essential to the Willis Creek Channel Improvement Project require 60 
acres of Channel Improvement Easement to be obtained. The improvements consist of creating a 
straighter grass-lined trapezoidal channel with a bottom width of 40 feet.  The realigned channel 
will have a side slope of 1V:3.5H and a depth which will vary between 4 and 11 feet.  The 
improvements will begin at STA 10+00, which is at the existing creek about 200 feet to the south 
from the west end of Stonebrook Court.  The downstream end will be located about 1600 feet 
east of Quail Creek Court.  The alignment of the improvement primarily follows the existing creek, 
except for several oxbows that are avoided; then rejoins the existing creek just downstream of the 
oxbows.  At STA 78+00, which is 1140 feet downstream of 14th St (F.M. 3064), the alignment 
diverts from the existing creek and “straight-lines” to the intersection of Willis Creek and 4th 
Street, which is STA 100+00.  The attached map depicts Willis Creek and the required Channel 
Improvement Easement.  
   
  Road Easements totaling 4.1 acres are needed for access to the improved channel for 
future maintenance.  This Road Easement is in three separate areas, as shown on attached map.  
  
  A Temporary Work Area Easement for a period of two years is necessary for the project’s 
work staging areas.  A work staging area will be located along each of the three access roads.  
The three staging areas total area is 1.9 acres, as shown on attached map. 
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  Mitigation is necessary due to the reduction of riparian habitat caused by this project.  
Environmental studies have identified three areas, totaling 104.6 acres, which will serve as 
mitigation acreage.  All properties are unimproved, irregular in shape, and lie completely or 
partially in the flood plain of Willis Creek.  
   

Table 1 identifies the estates, acreages, and estimated values of the lands. 
 

 
TABLE 1 

LANDS, EASEMENTS AND RIGHTS OF WAY 
WILLIS CREEK CHANNEL IMPROVEMENT 

BROWNWOOD, TEXAS 
 

ESTATE ACRES ESTIMATED VALUE 
PROJECT PURPOSE: Flood control 
PROJECT FEATURE:  MITIGATION  
 Fee 104.6                         $329,117 

PROJECT FEATURE:  CHANNEL IMPROVEMENT 

Channel Improvement Easement  60                      $1,947,507  

Road Easement 4.1                           $68,695 

Temporary Work Area Easement 1.9                            $4,681 
 
Other LERRD Information 
 
 Standard estates in accordance with Chapter 5, ER 405-1-12 will be used for this project.  
An estate of fee, excepting and subordinating subsurface minerals, is being proposed for the 
104.6 acres of mitigation lands.   
 
Sponsor Owned Lands 

 
There are no sponsor-owned lands within the project area.   

 
Existing Federal Projects 
 
 There are no existing federal projects within the bounds of the project. 
 
Federally Owned Land 
  
 None of the LERRD to be acquired for this project are federally owned.  

 
Navigation Servitude 
 

The LERRD to be acquired for this project are not within the navigational servitude. 
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IMPACTS ON FLOOD LEVELS 
 

There has been no indication from this study of induced flooding. 
 
 
BASELINE COST ESTIMATE FOR REAL ESTATE 
 

Property values included in the cost estimate are based on a Gross Appraisal dated 
February 19, 2001, prepared by Gerald A. Teel Company Inc., 974 Campbell Road, Suite 204, 
Houston, Texas 77024.  Fort Worth District’s Planning and Control Branch staff estimated 
administrative costs.  Contingencies have been added to the cost estimate as follows: 
 

01.23.03.01 Real Estate Planning Documents, 10 % based on reasonable certainty. 
 
01.23.03.02    Real Estate Acquisition Documents, 10% based on reasonable certainty 

of costs. 
 
01.23.03.03    Real Estate Condemnation Documents, 25% based on expectation of at 

least ten condemnations.     
 
01.23.03.05    Real Estate Appraisal Documents, 25% based on reasonable certainty 

of contract costs. 
 
O1.23.03.06    Real Estate PL 91-646 Asst. Documents, 10% based on reasonable certainty. 
 
01.23.03.15    Real Estate Payment Documents, based on contingencies assigned by the  
Appraiser in the Gross Appraisal. 
 
01.23.03.17    Real Estate LERRD Accounting Documents, 25% based on reasonable 

certainty regarding accounting requirements.  
 
Costs are presented in the following Table 2.  Estimates are presented in the standard Code of 
Accounts from the MCACES Models Database, October 1994. 
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TABLE 2 

REAL ESTATE COST ESTIMATE FOR PROJECT IMPLEMENTATION 
WILLIS CREEK CHANNEL IMPROVEMENT 

BROWNWOOD, TEXAS 
 

ACCT DESCRIPTION ESTIMATE CONTINGENCY 
1 Lands & Damages   

1.23    Construction Contract Documents  

01.23.03    Real Estate Analysis Documents   

01.23.03.01    Real Estate Planning Documents  $8,000                                      $800 

01.23.03.02    Real Estate Acquisition Documents  

       Acquisitions by Local Sponsor $300,000                                 $30,000  

       Review of Local Sponsor $6,000                                      $600 

01.23.03.03   Real Estate Condemnation Documents   

       Condemnations by Local Sponsor $120,000                                 $30,000 

       Review of Local Sponsor $2,000                                      $500 

01.23.03.05    Real Estate Appraisal Documents   

       Appraisals by Local Sponsor $72,000                                 $18,000 

       Review of Local Sponsor $12,000                                   $3,000 

01.23.03.06    Real Estate PL 91-646 Asst. Documents   

       PL 91-646 Asst. by Local Sponsor $5,000                                       $500 

       Review of Local Sponsor $1,000                                       $100 

01.23.03.15    Real Estate Payment Documents   

       Payments by Local Sponsor $1,904,236                                $445,764 

       PL 91-646 payments made by local sponsor $10,000                                    $2,500 

       Review of Local Sponsor $2,000                                       $500 

01.23.03.17    Real Estate LERRD Accounting Documents $13,000                                    $3,250 

      

  TOTAL ADMIN & PAYMENTS $2,455,236  

  TOTAL CONTINGENCY                                  $535,514 

  GRAND TOTAL $2,990,750  
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DISPLACEMENT OF PERSONS, FARMS OR BUSINESSES 
 
 The project does not necessitate the relocation of any residences.  Although no persons 
or businesses will be affected, a number of small outbuildings are within the lands to be acquired.  
Nominal funding for PL 91-646 assistance has been estimated for the removal of personal effects 
within outbuildings. 
 
MINERALS AND TIMBER 
 

The 104.6 acres to be acquired for project mitigation is fee, excepting and subordinating 
subsurface minerals. There is no mineral activity in the urbanized area.  Current zoning 
restrictions also prohibit the extraction of minerals in and around the project area. There is no 
significant amount of merchantable timber within the subject area.     
 
NON-FEDERAL SPONSOR’S CAPABILITY TO ACQUIRE LERRD 
 
 The City of Brownwood is proposing to acquire LERRD.  A checklist has been prepared 
in accordance with Chapter 12 of ER 405-1-12 and is included at the end of this real estate plan.  
The City has been advised of the requirements of Public Law 91-646, as amended, and the 
requirements for documenting expenses for credit purposes.  The City has been advised in 
writing of the risks associated with acquiring LERRD before execution of the PCA.  The Corps will 
work with the sponsor throughout the project, to the extent appropriate and allowable, to assure 
that there is understanding of the Federal real estate principles.  Action will also be taken to 
address policy issues along the way that could significantly affect the project. 
 
PROPOSED ZONING 
 

There are no proposals to enact new zoning in lieu of, or to facilitate, LERRD acquisition. 
 
MILESTONES FOR REAL ESTATE ACQUISITION 
 
 The following table contains milestone schedules for real estate acquisition, which begins 
with the scheduled signing of the Project Cooperation Agreement.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Willis Creek Channel Improvement, Brownwood, Texas – Appendix C 
  Revised February 2003            

6 

 
 

TABLE 3 
REAL ESTATE COST ESTIMATE FOR PROJECT IMPLEMENTATION 

WILLIS CREEK CHANNEL IMPROVEMENT 
BROWNWOOD, TEXAS 

 
ACTIVITY  

 
COE 
INITIATE 

 
COE 
COMPLETE 

 
LS  
INITIATE 

 
LS 
COMPLETE 

 
Execution of PCA  

 
 -- 

 
30 Apr 2004 

 
 -- 

 
15 Apr 2004 

 
Transmittal of ROW drawings to LS with 
instruction to acquire LERRD 

 
 
 -- 

 
 
30 Apr 2004 

 
 
 -- 

 
 
 -- 

 
Conduct landowner meeting 

 
 -- 

 
 -- 

 
 -- 

 
30 Jun 2004 

 
Prepare mapping and legal descriptions 

 
 -- 

 
 -- 

 
1 May 2004 

 
31 Aug 2004 

 
Review mapping and legal descriptions 

 
1 Sep 2005 

 
30 Sep 2005 

 
 -- 

 
 -- 

 
Obtain title evidence 

 
 -- 

 
 -- 

 
1 Mar 2003 

 
31May 2003 

 
Review title evidence 

 
1 June 2003 

 
15 June 2003 

 
 -- 

 
 -- 

 
Obtain tract appraisals 

 
 -- 

 
 -- 

 
1 Mar 2003 

 
30 Jun 2003 

 
Review tract appraisals  

 
1 Jul 2003 

 
31 Jul 2003 

 
 -- 

 
 -- 

 
Conduct negotiations 

 
 -- 

 
 -- 

 
 1 Aug 2003 

 
1  Apr 2004 

 
Perform closings  

 
 -- 

 
 -- 

 
30 Aug 2004 

 
15 Jan 2005 

 
Prepare condemnations 

 
 -- 

 
 -- 

 
30 Aug 2004 

 
15 Dec 2004 

 
Review condemnations 

 
 -- 

 
 -- 

 
31 Sep 2004 

 
31 Dec 2004 

 
Perform condemnations 

 
 -- 

 
 -- 

 
30 Aug 2004 

 
15 Jan 2005 

 
Obtain possession 

 
 -- 

 
 -- 

 
15 Jan 2005 

 
28 Feb 2005 

 
Complete PL 91-646 benefit assistance 

 
 -- 

 
 -- 

 
-- 

 
15 Mar 2003 

 
Review PL 91-646 payments 

 
-- 

 
30 Apr 2003 

 
 -- 

 
 -- 

 
Certify availability of LERRD 

 
20 Apr 2005 

 
30 Apr 2005 

 
15 Apr 2005 

 
20 Apr 2005 

 
Prepare and submit credit requests  

 
 -- 

 
 -- 

 
20 Apr 2005 

 
20 May 2005 

 
Review credit requests  

 
20 May 2005 

 
15 Jun 2005 

 
 -- 

 
 -- 

 
Approve or deny credit requests  

 
15 Jun 2005 

 
15 Jun 2005 

 
 -- 

 
 -- 

 
Establish value of LERRD credit in 
accounting records  

 
15 Jun 2005 

 
30 Jun 2005 

 
 -- 

 
 -- 

 
 
RELOCATIONS OF UTILITIES OR FACILITIES 
 

Reference Appendix A, sub-Appendix C, Civil Design with regard to any roads or utility 
relocations.  According to the Attorney’s Opinion obtained April 16, 2001, prepared by Kenneth H. 
Price, Real Estate Division Staff Attorney, relocation of all utility lines will be the responsibility of 
the project sponsor because none of the lines fall within the public right-of-way.  If a utility is 
operating within a public right-of-way, it is usually under a license.  If so, the utility must relocate 
at it’s own expense because it has lost no property rights even though it incurs costs as a result 
of the forced relocation. Consumers Power Co. v. Costle,  615 F2d 1147 (6th Cir 1980).  Cost 
estimates for the relocation of utility lines can be found in Appendix A, sub-Appendix H, Cost 
Engineering. 
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LANDS CONTAINING HAZARDOUS WASTE 
 

None of the project LERRD are known to contain hazardous, toxic or radiological waste 
(HTRW).  Reference Appendix A, sub-Appendix E of the Feasibility study for detailed analysis of 
HTRW investigation.   
 
LANDOWNER RESPONSE TOWARD THE PROJECT 
   
 The Willis Creek Channel Improvement Project has been highly publicized within 
Brownwood.  Public meetings have been held and the overall reaction of the community has been 
favorable.   
 
OTHER REAL ESTATE ISSUES 
  
 No other issues relevant to the planning, design, or implementation of this project are 
known. 
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CESWF-RE-P (405-10f)                                      29 June 2001 
 
MEMORANDUM FOR RECORD 
 
SUBJECT:  Assessment of the Real Estate Acquisition Capability of The City of Brownwood in 
accordance with CERE-AP Memorandum, dated 2 May 1996, Subject: Real Estate Policy Guidance 
Letter No. 12 -- Capability Assessments of Potential Non-Federal Sponsors of Cost-Shared Civil 
Works Projects 
 
I. Legal Authority:   
 a.  Does the sponsor have legal authority to acquire and hold title to real property for project 
purposes?  YES 
 b.  Does the sponsor have the power of eminent domain for this project? YES 
 c.  Does the sponsor have "quick-take" authority for this project? NOT APPLICABLE  
 d.  Are any of the lands/interests in land required for the project located outside the 
sponsor's political boundary?  YES- There are two areas that lie outside the sponsor’s city limits.  One of these 
areas is in the process of being annexed.  The other will have to be condemned with the help of the county of 
Brownwood.  

e.  Are any of the lands/interests in land required for the project owned by an entity whose 
property the sponsor cannot condemn? No 
 
II.  Human Resource Requirements: 
 a.  Will the sponsor's in-house staff require training to become familiar with the real estate 
requirements of Federal projects including P.L. 91-646, as amended?  YES The City Planer is 
attending an August class which covers federal real estate acquisition.   
   b.  If the answer to II.a. is yes, has a reasonable plan been developed to provide such 
training? YES 
 c.  Does the sponsor's in-house staff have sufficient real estate acquisition experience to 
meet its responsibilities for the project? YES 
d.  Is the sponsor's projected in-house staffing level sufficient considering other work load, if any, and 
the project schedule? YES 
 e.  Can the sponsor obtain contractor support, if required, in a timely fashion? YES 
 f.  Will the sponsor likely request USACE assistance in acquiring real estate? NO    
 
III. Other Project Variables: 
     a.  Will the sponsor's staff be located within reasonable proximity to the project site? YES 
 b.  Has the sponsor approved the project/real estate schedule/milestones?  YES  
 
IV. Overall Assessment: 
 a.  Has the sponsor performed satisfactorily on other USACE projects?  NOT APPLICABLE 
 b.  With regard to this project, the sponsor is anticipated to be:  MODERATLY CAPABLE 
 
V. Coordination: 
 a.  Has this assessment been coordinated with the sponsor?    YES 
 b.  Does the sponsor concur with this assessment? YES  
 
                                  Prepared by: 
                                                               
                                  Blake Bryant 
                                  Realty Specialist  
Reviewed and approved by: 
                                
Hyla J. Head 
Chief, Real Estate Division 






















































































































































































